Keliey's Corner Working Group Report

October 2000
Summary

This report is provided to the Planning Board and the Board of Selectmen as the output from
the Kelley's Corner Working Group which was formed two years ago to investigate issues related
to development of Kelley's Corner and to make recommendations to the Planning Board regarding
initiatives to be brought to the town. The working group operated within the goals and objectives
of the Kelley's Corner Plan as well as the Master Plan update, and sought to identify issues of
concern, and to reach consensus on recommendations regarding potential redevelopment within
Kelley's Comer in the context of the Kelley's Corner Plan and the Circulation study. The group
failed to reach consensus on a set of recommended zoning articles for Kelley's Comner, but it did
accomplish a significant amount of work and reached a number of conclusions which are contained
in this report. Certain other issues were unresolved, but are also discussed in this report. The group
determined that no further progress could be made by continued meetings, and that we would
provide this report to the Planning Board for its consideration in terms of the next steps to be taken
for the redevelopment of Kelley's Comner. :

Objectives of the Working Group

The original Master Plan designated Kelley's Comer and four village districts as areas to be
studied separately. In 1994, the Kelley's Corner Committee was formed by the Planning Board to
develop recommendations for the Kelley's Comer area. The committee was composed of
approximately twenty members representing a cross section of the town, including members of the
Board of Selectmen, School Committee, Planning Board, and various other citizens. A consultant
was hired to assist the committee in the development of a Kelley's Corner plan. The Kelley's Comer
plan was completed and published in June 1995.

In 1996 the town approved various zoning articles that were a result of the Kelley's Corner
Plan. In addition, the town approved funds for a study of circulation and traffic in the area and over
the next year, the consultant developed a Circulation plan. In 1998 a series of zoning articles were
proposed by the Planning Board to implement recommendations in the Circulation plan. The major
thrust of the 1998 proposed zoning articles was to increase the maximum floor area ratio (FAR) from
0.40 to 0.60, to modify setback and height requirements, to permit changes in road widths and road
rights of way, to make parking modifications and to stimulate the use of transfers of development
rights (TDRs). A copy of the proposed zoning articles is attached as Appendix A to this report.

During the late winter of 1998, opposition to the proposed zoning changes arose among the
residents as well as certain members of the Board of Selectmen who felt that a moratorium should



be placed on further zoning changes until various issues were studied further. In addition, the newly
formed Transportation Advisory Committee (TAC) indicated concerns regarding the potential traffic
generation impacts of some of the zoning proposals.

The Kelley's Corner Working Group (KCWG) was formed in June 1998 at the request of the
Board of Selectmen. This working group was formed to look into these issues and to try to develop
a consensus set of recommendations to the Planning Board with regard to future zoning changes in
the Kelley's Comer District. At the same time, the Planning Board was in the midst of updating the
Master Plan, and it was felt that it made most sense to await the conclusion of the Master Plan update
before proposing any additional changes. This working group was a smaller group than the original
Kelley's Comer Committee and included members of the Board of Selectmen, Planning Board,
Transportation Advisory Committee (TAC), Finance Committee, and local residents as shown
below:

Richard Croswell - Planning Board

John Pavan - Planning Board (retired from committee)
Peter Ashton - Board of Selectmen

Rene Robbins - TAC

Ed Gardner - TAC

Chuck Olmstead - Finance Committee

Gena Manalan - resident

Vin Vullo - resident (retired from committee)

John teDuits - resident

Ken Sghia-Hughes - Planning Board (joined to replace Mr. Pavan)

The Working Group met initially and reaffirmed the goals and objectives of the Kelley's
Corner Plan' as follows:

Economic Development: accommodate and encourage commercial and industrial development that
serves the needs of the Town of Acton and its residents.

Aesthetics and Town Character: ensure that the new development and redevelopment reflects and
reinforces the character of Acton.

I'The Kelley's Corner Plan was the outgrowth of a two-year planning effort by the Kelley's
Corner Planning Committee. The goal of this effort was to develop a comprehensive growth and
development plan for Kelley's Corner which would facilitate concentrated economic growth, create
an attractive business center and generate revenue for the Town as well as address traffic and
pedestrian safety concerns and environmental issues.
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Circulation and Traffic: provide for safe and efficient circulation throughout the Kelley's Comer
Planning Area.

Wastewater Management: provide adequate wastewater treatment capacity for existing and
planned development.

Environmental Protection: protect the area's natural resources.

In 1996, the Town approved various zoning changes to make the area a mixed-use, compact-
development center intended to provide a pedestrian-friendly environment and moderate density
increases were approved. The Planning Board also believed it was desirable to examine whether
even higher density increases should be allowed. The Kelley's Comner area had been identified as
one area in which increased commercial development was feasible. Additional commercial
development has been identified as a desirable objective in order to diversify and expand the town's
tax base. A more detailed traffic and circulation study was commissioned in 1996 and completed
in early 1997 in response to concerns regarding traffic impacts of moving to 0.6 FAR zoning.

The KCWG started its work with the advantage of several prior studies and the experience
of various members who had participated in these planning efforts. Nevertheless, the KCWG
believed that it was desirable to revisit issues related specifically to (1) economic development;
traffic and circulation; and (3) financial impacts of various redevelopment scenarios. The primary
focus of the KCWG has been on the "retail core" portion of the District even though the Kelley's
Corner plan and the zoning bylaws do define this area more broadly.

KCWG Review and Analysis Process

Appendix B lists the meetings held by the KCWG, beginning in June 1998. Early on, the
group conducted a fact-finding investigation and determined that more information was required as
to what incentives might be most appropriate to bring developers to Kelley's Corner and drive the
desired redevelopment efforts. The group decided that it would be most appropriate to contact
various "disinterested" developers’ to determine what incentives would be necessary to attract
developers to redevelop Kelley's Corner in the manner envisioned by the Kelley's Corner Plan. In
addition, the KCWG prioritized the various goals and objectives, indicating that economic
development, traffic and circulation, and aesthetics were the three goals that required the most
discussion and deliberation. Also the TAC reported its initial findings indicating concerns regarding
the traffic impacts of moving to a 0.60 FAR, the ripple effects of increased traffic in the KC area,
parking issues, and the importance of controlling usage as a means of controlling traffic impacts.

2By "disinterested" we mean developers who had cwrrent no interest, financial or otherwise,
in the development or redevelopment of Kelley's Corner, and who could provide an objective view
of the incentives required to push redevelopment at Kelley's Corner.
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During the late summer and early fall of 1998, our meetings focused on the developer surveys
and initial results, as well as development of "fatal flaw" criteria which were defined as outcomes
or issues that were unacceptable to the group or, in other words, a type of "sanity check" on what
might be proposed for Kelley's Comer. In addition, town staff provided input on FAR levels in other
communities' business centers.

Developer Surveys

The developer surveys and interviews focused on eliciting information on the range and mix
of uses in Kelley's Comer, the extent of development needed to make it profitable from the
developers' perspective, implications of allowing different densities in different areas in the same
district, use of transferable development rights (TDRs), practicality of scale of development, public
vs. private incentives, and any other advice the developer might provide. Based on conversations
with four developers, certain common themes emerged:

1. Thought should be given to revising and expanding the permitted uses in the Kelley's Comer
District.

2. Consideration should be given to mixed use alternatives.

3. The primary engine for redevelopment would be the construction of sewers in the district.

4, The scope of the area is large and a quadrant by quadrant approach to development makes
some sense.

5. Traffic mitigation and adequate parking are essential for development.

6. The use of TDRs can make sense; a single, blanket FAR for the district may not make sense.

7. The town should consider building flexibility into its zoning so development can be
expeditious.

8. A flexible approach to zoning including expanded use of special permits would speed the
development process.

9. Public incentives such as tax breaks should rot be used as a primary inducement for

redevelopment of the Kelley's Corner District.

Based on these findings, the KCWG decided to revisit the permitted uses in the Kelley's
Cormer District as well as focus on financial projections of development in the District to determine
the amount of development that would be necessary to meet town fiscal revenue projections from
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commercial and industrial development as well as what would make sense from a developer's
perspective. The group also agreed that a quadrant by quadrant approach to redevelopment had
considerable merit.

Fatal Flaw Criteria

The KCWG drafted its "fatal flaw" criteria which were intended to reflect outcomes or issues
which we believe could not be tolerated in Kelley's Comner. It was believed that these criteria would
be used to assess the impacts of any proposals regarding the District. Although the group did not
reach consensus on a final list, the following is a draft working list of these "fatal flaw" criteria:

1. Zoning changes should not create a traffic safety hazard by stacking traffic back to Route 2
(westbound) on Rte. 111.

2. Zoning changes should provide the needed incentives for developers.
3. Any zoning changes must reflect residents' vision of Acton.

4, Pedestrian safety must not be jeopardized by increased traffic that redevelopment might bring
(particular concern was raised with regard to the proximity to the school campus).

5. Any proposals for the district must meet the objectives of the KC Plan.
6. Redevelopment/development must be oriented to improve pedestrian circulation and access.
7. The circulation component of the plan must address existing and future traffic growth.

FAR Levels in Other Town Center Areas

Town staff provided input regarding FAR levels in other communities including Concord,
Lexington, and Wellesley. It was found that Lexington center has an average FAR of 1.0 with a
maximum of 2.0; Wellesley has multiple business districts with FARs ranging from .27 to 1.2, but
have instituted new zoning limits of .3 to try to deal with severe parking problems. Finally, Concord
does not use FAR as a zoning or development tool, but town staff research suggests that the average
FAR in downtown Concord is .57 with individual parcels ranging from 0 to 2.82. The overriding
concern in all three communities was that parking was insufficient and was the major constraint on
further development in these business districts. In contrast, the Kelley's Corner District has an
average FAR of .14, with parcels ranging from 0.0 to as high as .29. The Kelley's Corner area does
not currently have the density of development as measured by floor area ratio that these other
downtown centers contain, yet Kelley's Comer is considerably larger in scope than these other areas.



Financial Analysis of Kelley's Corner Redevelopment in Light of the Master Plan Update

During the late fall and winter months of 1998-1999, the KCWG concentrated on reviewing
the permitted uses for the District, developing appropriate financial and fiscal models of
development for the district, especially in light of the final draft of the Master Plan update, and
continued review and analysis of traffic and density issues. The KCWG reviewed the Master Plan
update in the fall which called for more emphasis on commercial and industrial development as a
means of diversifying the town's tax base. The update contains a goal of increasing the amount of
commercial/industrial tax revenue as a percent of total tax revenue to 20 percent throughout the
town within five years. Currently, commercial/industrial tax revenue represents about 14 percent
of the town's tax base. Although the group accepted the 20 percent goal, it was felt that the five year
time horizon was overly aggressive and focused its analysis on a longer time horizon of between 10
and 20 years.?

The KCWG focused much of its efforts on various "models" that could be used to predict the
amount of development (or redevelopment) necessary to meet the Master Plan Update goals. As part
of this analysis, the group worked with the buildout projections which were provided in the Master
Plan update including commercial/industrial buildout for the Kelley's Corner District. These
estimates including the various financial models are provided in Appendix C to this report. The
purpose of these analyses was to estimate:

1. The likely additional tax revenue that could be achieved if the District reached full buildout
at 0.4 FAR and 0.6 FAR, given various assumptions about necessary infrastructure
improvements.

2. Given the goals of the Master Plan and assuming that Kelley's Corner would be expected to
contribute its fair share of commercial/industrial development, what amount of development
in terms of square footage would be required to meet these goals over various time horizons
(5, 10, 15, and 20 years).

3. The implications for density level zoning, i.e., maximum FAR levels, given the answers to
these questions.

Three "models" were developed and presented to the group for review and discussion. Input
from the Finance Committee (Fincom) as a whole was also requested.” Each of the models

*Nevertheless, the group recognized that the current economic "boom" period will notlast
forever, and it makes sense to try to take advantage of this boom period in whatever ways possible.

“Fincom supported the concept of increased development at Kelley's Corner as a means of
diversifying the tax base, and stressed the need for a focused plan for development of the area.
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approaches the issue of development slightly differently, yet the KCWG found them useful, and the
Fincom representative provided input on their usefulness as well. The general consensus emerging
from these models was that the additional buildout necessary for Kelley's Corner to meet its share
of the Master Plan update's goal for additional buildout town-wide was in the range of 350,000 to
450,000 square feet depending on how long one assumes it will take to meet this objective. The
resulting incremental tax revenues were estimated-to range from $400,000 to $650,000. An
alternative approach which focused on redeveloping only two quadrants of Kelley's Corner (SW and
SE) concluded that additional tax revenue of $450,000 could be generated if buildout of 0.4 FAR
was achieved. Finally, the third model which presented both costs and benefits to added
development at Kelley's Corner predicted that the net fiscal benefit of full buildout of Kelley's Corner
at 0.4 FAR would be $1.3 million and $1.6 million at 0.6 FAR. This was later modified based on
the assumption of the formation of an Economic Development Industrial Commission (EDIC) to
indicate an even greater financial benefit at 0.6 FAR due to a significant reduction in infrastructure
costs that would be borne by the town. Incremental tax revenues on the increased buildout portion
would be $465,000 at 0.4 FAR and $793,000 at 0.6 FAR and total fiscal benefit could exceed $2
million.

Traffic Impacts

The Transportation Advisory Committee (TAC) provided input to the working group through
its representatives and in the form of a memorandum regarding the traffic study contained in the
Circulation Plan. In the meetings, the TAC noted that the high-density buildout would lead to
higher density traffic. Increased trip generation in the area would have an adverse impact on other
areas of town as well as people sought alternative routes to avoid congestion at the intersection of
Routes 27 and 111.

The TAC voted in May 1999 that the Circulation plan "adequately addresses the
transportation and circulation requirements necessary to redevelop Kelley's Corner. . . " In particular,
the TAC noted that the Circulation plan envisioned the widening of the Rt. 27/111 intersection and
this would accommodate increased traffic generated by FAR levels of 0.5 and 0.6, the TAC did
recommend that road widenings be minimized to 11 foot maximum as a means to calm traffic, and
that the corner radii be reduced to shorten pedestrian crossing where feasible.

In addition, the TAC concluded that the urban village concept meets the project objectives
of "buildings on the street and parking in the rear." The proposed village streets will help distribute
traffic to the various destinations in and around Kelley's Corner. The TAC did note that concerns
have been raised about the intersection of the village street and Beverly Road and the possibility for
increased traffic through a residential neighborhood. As development proceeds in Kelley's Corner,
and elements of the Circulation plan are implemented, detailed design alternatives must be
developed for this intersection to prevent increased traffic in the neighborhood.



The TAC concluded that based on the available land in the district, sufficient parking would
be available to support an FAR of 0.5 to 0.6 (without structured parking). Finally, the TAC
recommended that as improvements to the KC District are implemented, transportation elements be
evaluated on a project by project basis. A copy of the TAC memorandum is attached as Attachment
D to this report.

In addition, during the period the group was meeting, money was appropriate to improve the
traffic signals and lane markings at the Routes 27/111 intersection. These changes have been
implemented, and are anticipated to improve traffic congestion at this intersection.

Review of Permitted Uses

One other significant portion of work performed by the KCWG involved review of the
permitted uses within the Kelley's Corner District and recommended changes to such uses. The
developer surveys had noted that the permitted uses required review and if possible, broadening, and
the working group concluded that various changes in the permitted uses could have a beneficial
effect. The KCWG suggested various changes to the Table of Permitted Uses for the District which
are included as Appendix E to this report. Donna Jacobs of the Planning Department provided
comments and suggestions on these recommendations which are included as part of Appendix E.
The proposed changes would allow certain uses that had previously necessitated a special permit,
eliminate a few "undesirable" uses, and maintain many of the permitted uses.

The Group also raised issues regarding current regulations applicable to noise, lighting,
screening in general, and special Zoning Bylaw requirements in the District as well as the burial of
overhead wires. Burial of overhead wires has been considered only once in Acton, and was found
to be quite expensive ($250,000 for Acton Center). It also requires a public hearing regarding the
safety, health, convenience or welfare benefits of burial of overhead wires, as well as a subsequent
town meeting vote. However, new construction in surrounding towns often bury utilities as part of
the redevelopment plan. Current zoning bylaws regulate noise, lighting and screening and the
Kelley's Comer District Zoning Bylaws provide additional regulations regarding screening,
sidewalks, landscaping, and other aesthetics (building design). The KCWG expressed concern that
if significant redevelopment in the area does occur regulations be in place to ensure that the area not
become oversaturated with neon and the rules regarding signage that currently apply to the village
districts also apply to Kelley's Corner.

Conclusions of the KCWG

The KCWG came to the following conclusions and recommendations for consideration by
the Planning Board:



All planning issues related to Kelley's Comer should continue to be driven by the goals and
objectives of the Kelley's Corner Specific Area Plan. This includes the five major goals
listed above as well as the objectives contained in that report.

Redevelopment of Kelley's Corner is an important element of increasing tax revenue in light
of the Master Plan Update's goal of increasing commercial and industrial tax revenue in
Acton. The various financial models investigated by the KCWG suggest that considerable
tax revenue increases can be realized with full buildout at as low as 0.2, but also at 0.4, 0.5,
and 0.6 FAR. The KCWG recognizes, however, that such full buildout nor the Master Plan
Update goal of increasing the commercial and industrial tax base is likely to occur within the
next five years.

Implementation of the Middle Fort Pond Brook Sewer District and the consequent sewering
of Kelley's Corner is the most important economic "driver" for redevelopment of Kelley's
Corner.

There is a clear trade-off between economic redevelopment of Kelley's Corner and generation
of additional traffic. Although the Circulation Plan adequately addresses potential traffic
impacts, the TAC advises that as redevelopment to the Kelley's Comer area is considered and
implemented, transportation elements should be evaluated with specific proposals. In
particular the Circulation plan should be revised to remove any tie-in to Beverly Road.

Assurances should be in place that increased traffic generation will be mitigated to the extent
possible and the Kelley's Corner area will be a "pedestrian friendly" area.

A quadrant by quadrant approach to redevelopment at Kelley's Corner may make sense,
depending on the sequence of development.

Py b

Strong consideration should be given to mixed use developments due to their less severe
traffic impacts, potential for shared parking and other desirable components.

The permitted uses for the Kelley's Corner District should be evaluated by the Planning
Board along the lines recommended by the KCWG (see Appendix E).

Transferable Development Rights (TDRs) may be one mechanism to permit flexibility in
zoning to meet developer's needs.

Tax incentives (tax breaks) do not work as an incentive for developers and should not be
used, especially given the desire for increases in commercial and industrial tax revenue.

Examine ways in which utilities might be buried, noise may be screened, and appropriate
visual screening can be applied.
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> Near residential areas, consider limiting the maximum height of lighting to 10' to 12" and
examine the impact of the color of lights.

> Limit hours of operation, particularly the timing of delivery trucks.
> Change the sign by-law to be consistent with the village districts.
Unresolved Issues

The KCWG did not reach agreement on certain issues, the most important of which related
to potential zoning changes to the recommended floor area ratio (FAR) limit for the district. Various
members of the group expressed concemns about going beyond the current limit of 0.4 FAR due to
traffic and other issues such as pedestrian safety, neighborhood impacts, and aesthetics. Others
stated that moving to a maximum limit of 0.5 or 0.6 (or even higher with the use of TDRs) was
necessary to provide the economic incentive for developers to implement the type of projects
necessary to redevelop the District. The 0.6 FAR limit had been included in the original Kelley's
Corner Plan, but had not been included in the 1996 zoning articles taken to Town Meeting due to
concern over traffic which had led to the additional study performed in the Circulation Plan
completed in early 1997. '

The key issue which the group divided over was the determination of the set of incentives that
was believed to be necessary to attract the type of development to Kelley's Corner. The group
debated whether an increase in the maximum FAR was the key incentive or were there other viable
incentives that could be proffered. The KCWG never reached agreement on this issue.

Other unresolved issues related to the proper role of the Economic Development Committee
(EDC). Certain members of the group voiced the opinion that the EDC should be brought in to assist
in the consideration and development of the economic incentives necessary to bring redevelopment
to Kelley's Corner especially given the current role of the EDC regarding economic development
throughout Acton. Others were less committed to having the EDC play a role. The group ultimately
did not engage the EDC in any formal meetings, although several members of the group do believe
that the EDC should focus on Kelley's Corner as a target for commercial growth and redevelopment
and that a marketing plan be developed for Kelley's Corner. The Fincom stated in its review that a
marketing or business plan should guide the redevelopment of Kelley's Corner. Such a plan should
be the responsibility of the EDC and the Planning Board, and Kelley's Comer should be included in
the EDC and Planning Board's review of various incentives for economic development in Acton.
We recognize that the EDC and the Planning Board are working on other issues related to economic
development, and perhaps Kelley's Corner should be added to that list.
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Appendix A

1998 Proposed Zoning Changes to Kelley's Corner



ARTICLE 40 KELLEY’S CORNER DISTRICT AMENDMENTS - DIMENSIONAL

REGULATIONS
(2/3 Vote Required)

To see if the Town of Acton will vote to amend section 5 of the Zoning Bylaw as set forth in

this article (Notes in italic print are not part of the article but are intended for explanation only):

A. In.the Table of Standard Dimensional Regulations of section 5 delete the line next to KC and

replacing it with a new line as follows (Note: the current dimensional regulation is indicated in italic

_ print and brackets wherever changes are proposed):

ZONING MINIMUM MINIMUM MINIMUM | MINIMUM MINIMUM MINIMUM | MAXIMU
DISTRICTS LOT LOT LOT FRONT SIDE & OPEN M MAXIMU
AREA FRONTAGE WIDTH YARD REAR SPACE FLOOR M
in sq. ft. in feet in feet in feet YARD in percent AREA HEIGHT
in feet RATIO
KC 10,000 100 50 see NR (18) NR 0.20 40
footnote (15)
(7 » [0.40
[30] INR] (158)] [36]

and add the following new footnotes (17) and (18) as follows:

(17) The minimum front yard measured from the sidelines of Massachusetts Avenue (Rt.
111), 1907 State Highway Layout, shall be 22 feet. The minimum front yard measured
from the easterly sideline of Main Street (Rt. 27), 1953 County Layout north of Rt. 111
and 1958 County Layout south of Rt. 111, shall be 26 feet. The minimum front yard
measured from the westerly sideline of Main Street (Rt. 27), 1953 County Layout north of
Rt. 111 and 1958 County Layout south of Rt. 111, shall be 16 feet. The minimum front
yard measured from the sideline of any other STREET shall be 4 feet.

(18) Where a business or industrial USE abuts a Residential District the minimum side or rear
yard shall be 20 feet.

_ In the Table of Standard Dimensional Regulations of section 5 delete footnote (15) and replace

it with a new footnote (15) as follows:

(15) The FLOOR AREA RATIO may be increased above 0.20 subject to special provisions
and a special permit as set forth in Section 5.6 and its sub-sections.

Note: Footnote (15) currently reads as follows:
(15) Subject to certain provisions in Section 5.6, Special Provisions for the
Kelley's Corner District.

. Delete the lead-in paragraph of section 5.6.3 and replace it with the following new paragraph:

56.3 In the KC District the FLOOR AREA RATIO may be increased above 0.20, up to a
maximum FLOOR AREA RATIO of 0.60, by a special permit from the Board of
Selectmen and subject to the following standards and requirements:

Note: The lead-in paragraph of section 5.6.3 currently reads as follows:
5.6.3 The following standards shall apply on all LOTS in the KC District where
the FLOOR AREA RATIO exceeds 0.20:
Note: Section 5.6.3 and its subsections currently contains 2'/, pages of
standards and requirements for sidewalks, other pedestrian amenities, driveways,
parking lots, building design, and infrastructure contributions. Some of them will
be amended and added to in this and in subsequent articles.

D. In sections 5.6.3.4.a), b), €), i), k), and o), and in section 5.6.3.5, replace the words “Site Plan

Special Permit Granting Authority” with “Special Permit Granting Authority”.
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or take any other action relative thereto.

SUMMARY

If adopted, this article will facilitate the redevelopment of Kelley’'s Corner as envisioned in
the Kelley’s Corner Specific Area Plan and the Kelley's Corner Business District Circulation Plan.
It makes changes to the required front setback dimensions and increases the maximum height of
buildings. In addition, it will increase the development potential of the Kelley's Corner District by
raising the maximum Floor Area Ratio (FAR).

Kelley’s Corner Business District Circulation Plan. The Plan report may be viewed at the Acton
Planning Department during regular business hours. The Circulation Plan is the second phase of
the Town’s Kelley’s Corner planning efforts. It was funded by a 1996 Town Meeting appropriation
of $50,000, following adoption of the Kelley’s Corner Specific Area Plan recommendations. The
goal was to seek reasonably scaled traffic and circulation solutions in the Kelley’'s Corner
Business District that would support additional business growth.

The Circulation Plan concludes that additional business growth can be accommodated with
adjustments to the Kelley’s Corner Business District zoning regulations and with certain
improvements to the street system, including:

o widening of the major arteries (Main Street and Massachusetts Avenue) to a 4-lane cross
section primarily to address existing and projected regional traffic demand;

e creation of local streets, called Urban Village Streets in the plan, to better serve local
businesses while reducing driveway cuts along the major arteries; and

o extensive pedestrian facilities to encourage walking in the Kelley's Corner Business District.

The recommendations are summarized in the Kelley's Corner Urban Village Concept Plan
that depicts graphically the conceptual circulation improvements and the land development
patterns that are necessary to support the additional growth. It is important to implement the
zoning aspects of the Plan now, so that future growth occurs in coordination with the Circulation
Plan.

Specifically, in parts A and B this article will make four changes in the Table of Standard
Dimensional Regulations for the Kelley's Corner District:

o Minimum Front Yard: The front yard setback requirements will be adjusted from 30 feet district
wide to variable setbacks depending on the street and street side that the front yard abuts.
This will facilitate the design and placement of buildings as recommended in the Kelley’'s
Corner Plans while being cognizant of the need for widening existing streets and for additional

street rights of way in future years.

e Minimum Side and Rear Yard: A new minimum side and rear yard requirement of 20 feet will
be added where a business or industrial use abuts a residential district. This is consistent with
the existing requirement under section 10.4.3.5.3), which provides for landscaped buffers of at
least 20 feet to abutting residential districts.

« Maximum Floor Area Ratio (FAR): The maximum FAR will be 0.20 by right, but it may be
increased to 0.60 by special permit and subject to a list of design requirements in section 5.6 of
the zoning bylaw. The 0.60 FAR is one and one half times the amount that is currently allowed
under the special design requirements of section 5.6. The Circulation Plan assumed an
average maximum build-out of the Kelley's Corner Business District of FAR 0.60 and
demonstrates how traffic can be managed in a denser environment.

s Maximum Height: The maximum building height wiil be increased by 4 feet to accommodate 3-
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story buildings comfortably. This increase in height is consistent with the proposed increase in
the maximum floor area ratio.

Parts C and D introduce a discretionary special permit for all developments that exceed
FAR 0.20, to give the Town better control over site development at higher densities. It is the intent
that this special permit will be processes and administered concurrently with the site plan special

permit, which is also required.

Adoption of this article is unlikely to affect municipal finances in the short term. However,
adoption of this article should encourage, in the longer term, new businesses and business
expansions in the Kelley's Corner District area and, if combined with the following five articles,
result in overall aesthetic and functional improvements. Business growth in the Kelley’s Corner
District would increase the Town’s tax revenues from commercial real estate sources.

Direct inquiries to: Roland Bartl, AICP, Town Planner - 264-9636
Selectman Assigned: Wayne Friedrichs

Selectmen: Recommendation Deferred
Finance Committee: Recommeded
Planning Board: Recommended

ARTICLE 41 KELLEY’S CORNER DISTRICT AMENDMENTS - STREET RESERVATIONS,
URBAN VILLAGE STREETS, AND TRANSPORTATION INFRASTRUCTURE
FUNDING :
(2/3 Vote Required)

To see if the Town of Acton will vote to amend section 5 of the zoning bylaw as set forth in
this article (Notes in italic print are not part of the article but are intended for explanation only):

A. Insert a new section 5.6.3.6 as follows:

5.6.3.6 STREET Rights of Way - The Site Plan Special Permit Granting Authority shall require
the reservation of strips of land, which shall not be built upon or used for any purpose
except access to the remainder of the LOT, for future STREET rights of way for all
purposes for which STREETS and ways are used in the Town of Acton, as set forth

below.

a) Along Main Street (Rt. 27) and Massachusetts Avenue (Rt. 111) the additional
STREET rights of way shall be as follows:

1) 18 feet wide along both sides of Rt. 111 measured from the sidelines of the 1907
State Highway Layout, and adequate roundings at all intersections.

2) 22 feet wide along the easterly side of Rt. 27 measured from the sideline of the
1953 County Layout north of Rt. 111 and from the sideline of the 1958 county
layout south of Rt. 111, and adequate roundings at all intersections.

3) 12 feet wide along the westerly side of Rt. 27 measured from the sideline of the
1953 County Layout north of Rt. 111 and from the sideline of the 1958 county
layout south of Rt. 111, and adequate roundings at all intersections.

b) The Special Permit Granting Authority shall also require the reservation of strips of
land, which shall not be built upon or used for any purpose except access to the
remainder of the LOT, for future Urban Village STREETS in locations generally
consistent with those shown on the Kelley's Corner Urban Village Concept Plan that
is contained in the Kelley’s Corner Business District Circulation Plan of February
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1997, as set forth below:

1) The strips of land shall be 40 feet wide and shall be widened to 50 feet where they
are located within 120 feet of Rt. 27 or Rt. 111, and there shall be adequate
roundings at all intersections. :

2) In approving the location of the Urban Village STREETS the Special Permit
Granting Authority shall require the horizontal and vertical alignment of the Urban
Village STREETS with existing STREETS, and adequate construction and grading
easements to ensure proper and practical connections or continuations to existing
or future Urban Village STREETS on adjacent LOTS.

3) If an Urban Village STREET will divide LOTS that are undivided at the time of the
application for a Site Plan Special Permit, the Special Permit Granting Authority
shall encourage a unified site design that integrates the Urban Village STREET as
much as possible in the overall site plan. Except for setbacks from the Urban
Village STREETS that are required for STRUCTURES and parking lots, zoning
compliance shall be determined based on the undivided LOTS in existence at the
time of the Site Plan Special Permit application.

c) Where such additional STREET rights of way are reserved, the FLOOR AREA RATIO
on the remaining land shall be calculated by including the rights of way to be granted
in the DEVELOPABLE SITE AREA, including any easements granted previously for
the same purpose.

d) The Special Permit Granting Authority may require the conveyance of the STREET
rights of way to the Town of Acton, subject to acceptance by Town Meeting. The
Special Permit Granting Authority may impose appropriate conditions and require
adequate surety to ensure compliance with this requirement.

B. Insert a new section 5.6.3.7 as follows:

56.3.7 Urban Village Streets - The Special Permit Granting Authority may require the
construction of the Urban Village STREETS, or portions thereof, in the STREET rights of
way reserved for this purpose and located on or adjacent to the LOT that is subject to

the site plan special permit.

a) The gravel bases and pavement layers used in the construction of the Urban Village
STREETS shall conform with the typical structural section of the Town of Acton
Subdivision Rules and Regulations.

b) All Urban Village STREETS shall feature sidewalks, at least 8 feet wide, on at least
one side as determined by the Special Permit Granting Authority.

c) In all other respects the design of the Urban Village STREETS shall conform with said
Subdivision Rules and Regulations to the extent possible and practical as determined
by the Special Permit Granting Authority.

d) When considering development plans, the Special Permit Granting Authority shall
give due consideration to the integration of Urban Village STREETS with
development sites to avoid duplication of travel lanes within and outside of parking
lots, and generally to maximize the efficient and safe use of the sites.

e) Urban Village STREETS shall be constructed to aligned horizontally and vertically to
ensure proper and practical connections or continuations to existing or future Urban
Village STREETS on adjacent LOTS.

C. Delete Section 5.6.3.5 in its entirety and replace with:
5.6.3.5 Public Infrastructure Funding Assistance - The Special Permit Granting Authority may
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D.

require a contribution in the amount of $2.50 per square foot of NET FLOOR AREA in
excess of a FLOOR AREA RATIO 0.20. Said contribution shall be made to the Town of
Acton for deposit into a fund to be used for the following purposes:

a) The design and construction of new and expanded public STREET infrastructure
improvements in the Kelley's Corner District and adjacent areas generally in
accordance with the Kelley's Corner Urban Village Concept Plan, including the
acquisition of necessary land, rights of way or easements and the payment of any
debt incurred by the Town of Acton for such purposes.

1) The contributions towards public STREET infrastructure may be waived or reduced
to reflect the cost of new or expanded public STREET infrastructure, including the
provision of Urban Village STREETS, that is provided by the owner in the course of
site development or redevelopment in accordance with the Kelley’s Corner Urban
Village Concept Plan and approved by the Special Permit Granting Authority. No
reductions shall be given for the construction of sidewalks and other pedestrian
amenities required under this bylaw.

b) The design and construction of a centralized wastewater collection, treatment and
disposal system serving the Kelley’s Corner District and other areas within the Town
of Acton, including the acquisition of necessary land or easements, or for the
payment of any debt incurred by the Town of Acton for such purposes.

c) On any LOT where the FAR existing on or before April 1, 1996 exceeds 0.20, the
contributions calculated pursuant this section shall be based on the difference
between the existing NET FLOOR AREA and the proposed NET FLOOR AREA.

Note: Section 5.6.3.5 currently reads as follows:
5635 Wastewater Infrastructure - The Site Plan Special Permit Granting
Authority shall require a contribution in the amount of $2.50 per square foot of
NET FLOOR AREA in excess of FLOOR AREA RATIO 0.20. Said contribution
shall be made to the Town of Acton for deposit info a fund to be used for the
design and construction of a centralized wastewater collection, treatment and
disposal system serving the Kelley's Corner District and other areas within the
Town of Acton, including the acquisition of necessary land or easements, or for
the payment of any debt incurred by the Town of Acton for such purposes. On
any LOT where the FAR existing on or before April 1, 1996 exceeds 0.20, the
contributions calculated pursuant this section shall be based on the difference
between the existing NET FLOOR AREA and the proposed NET FLOOR AREA.

In section 5.6.1, second paragraph, delete the third and last sentences and replace them with
the following new sentences:

“In order to support the growth and vitality of the center, higher density developments are
required to contribute to a fund for the construction of public street improvements and a
centralized wastewater collection and treatment system serving the Kelley’s Corner District
and surrounding areas. The regulations are intended to implement the Kelley’'s Corner
Specific Area Plan, June 1995, as amended, and the Kelley's Corner Business District
Circulation Plan, February 1997, as amended.

The Kelley’'s Corner Business District Circulation Plan establishes a STREET hierarchy that
designates Main Street (Route 27) and Massachusetts Avenue (Route 111) as Arterial
STREETS and that also designates a number of Urban Village STREETS. It is one of the
purposes of these provisions to ensure the future adequacy of the Arterial STREETS and to
facilitate the creation of the Urban Village STREETS. The standards for site and building
design features vary relative to their disposition to arterial and Urban Village STREETS.
Although STREETS are generally exempt from the provisions of this zoning bylaw, the

Excerpts from 1998 Annual Town Meeting Warrant, Articles 40-45 5



requirements set forth herein shall apply to all land reserved for Urban Village STREETS,
STREETS, and STREET improvements within the Kelley's Corner District.”

Note: The third and last sentences of the second paragraph of section 5.6.1
currently read as follows:
In order to support the growth and vitality of the center, higher density
developments are required to contribute to a fund for the construction of a
centralized wastewater collection and treatment system serving the Kelley's
Comner District and surrounding areas. The regulations are intended to
implement the Kelley’s Corner Plan as amended.

or take any other action relative thereto.

SUMMARY

In order to achieve the desired changes in the roadway system within Kelley’'s Corner, the
Town will need additional rights of way and contributions from property owners and developers
who will benefit from the improvements in Kelley’'s Comer. This article establishes a street
hierarchy within the Kelley’s Corner District, requires grants of street rights of way, sets up
guidelines for the construction of Urban Village Streets, and requires monetary contributions to the
Town for street improvements if a proposed development exceeds a certain size. The Kelley's
Corner Business District Circulation Plan provides a solid basis for the engineering design and
construction of street infrastructure improvements that are needed as the area develops further.

Part A establishes new requirements for street right of way reservations to accommodate widening
of the arterial streets Main Street and Massachusetts Avenue as recommended in the Circulation
Plan. With few exceptions, the recommended widening for vehicular travel lanes can be made
within the existing layout. The widening of the layout primarily would accommodate the addition of
bike lanes and safe pedestrian facilities. Also, Part A requires rights of way for new secondary
streets in Kelley's Corner as recommended in the Circulation Plan. In the Circulation Plan, the
secondary streets are called Urban Village Streets. This terminology is carried over into the
language of this article. The right of way reservations apply only where projects exceed a floor
area ratio (FAR) of 0.20.

Part B provides for the construction of Urban Village Streets in the context of development or
redevelopment where appropriate, and sets up design guidelines for the construction of Urban
Village Streets.

Part C augments the existing development fees towards a sewerage system with fees that will be
applied to public street system improvements. The fee applies only to projects that exceed a floor
area ratio of 0.20. The total fee, $2.50 per square foot for each square foot in excess of a floor
area ratio of 0.20, is unchanged from the present fee towards a sewerage system. The fee will be
reduced or waived where actual infrastructure improvements are provided by development

proponents.

Part D amends the purpose section of the Kelley’s Corner District provisions. It updates the
references to planning documents that the regulations rely upon by including the Kelley’s Corner
Business District Circulation Plan, and it explains the order of the street hierarchy recommended in

the Circulation Plan.

As the previous article, this article is intended to encourage business growth and expansion
in the Kelley's Corner District. It will ensure adequate infrastructure development that will be
necessary as business growth occurs. Business growth in the Kelley's Corner District would
increase the Town's tax revenues from commercial real estate sources.

Direct inquiries to: Roland Bartl, AICP, Town Planner - 264-9636
Selectman Assigned: Wayne Friedrichs
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Selectmen: Recommendation Deferred
Finance Committee: Recommended
Planning Board: Recommended

ARTICLE 42 KELLEY’S CORNER DISTRICT AMENDMENTS - SIDEWALKS AND BUILDING
DESIGN
(2/3 Vote Required)

To see if the Town of Acton will vote to amend section 5 of the zoning bylaw as foliows
(Notes in italic print are not part of the article but are intended for explanation only):

A. Delete section 5.6.3.1 and replace it with the following new section:

5.6.3.1 The Sidewalk - Sidewalks shall be installed along the LOT'S FRONTAGE on a STREET
or STREETS as follows:

a) Along the FRONTAGE of the Arterial STREETS, sidewalks shall be at least 10
feet wide. They shall be separated from automobile travel lanes with an 8 foot
wide buffer that is planted with shade trees generally at 40-45 foot intervals and
with other landscaping elements. The buffer strips may also contain other
STREET design elements and may consist in part of on-STREET vehicular
parking spaces or bus and taxi loading areas.

b) Along the FRONTAGE of at least one side of the Urban Village STREETS as
determined by the Special Permit Granting Authority. Such sidewalks shall be at
least 8 feet wide, but no buffer shall be required to the automobile travel lanes.

c) All sidewalks shall be installed within the STREET layout or within easements
reserved for all purposes for which STREETS and ways are used in the Town of
Acton.

d) All sidewalks shall be installed with concrete walking surfaces and vertical granite
curbing. No bituminous concrete surface or curbing shall be allowed. The Special
Permit Granting Authority may authorize surface inlays of other materials
intended to create interesting designs in walking areas.

Note: Section 5.6.3.1 currently reads as follows:
5.6.31 The Sidewalk - A sidewalk shall be provided along the LOT'S
FRONTAGE on a STREET or STREETS. The sidewalk shall be at least 10 feet
wide. Sidewalks may be located wholly or partially within the STREET layout.
The sidewalk shall be separated from the vehicular roadway with a landscaped
buffer at least 10 feet wide, which shall consist of shade trees placed at 40-45
foot intervals and other landscaping or STREET design elements, and which may
consist in part of on-STREET vehicular parking spaces.

B. Amend Section 5.6.3.4 as follows:
1. Delete section 5.6.3.4 a) in its entirety and replace it with a new section 5.6.3.4.a) as follows:

5.6.3.4 a) At least 60 percent of the FRONTAGE of a LOT facing an Arterial STREET,
measured in percentage of linear feet of the LOT FRONTAGE, shall be occupied by
BUILDINGS or by a pedestrian plaza that are located within 40 feet of the Arterial
STREET sideline. For the purpose of this section the sidelines of Massachusefts
Avenue (Rt. 111) shall be defined by its 1907 State Highway Layout, and the
sidelines of Main Street (Rt. 27) shall be defined by its 1953 County Layout north of
Rt. 111 and its 1958 County Layout South of Rt. 111. A reduction of this
requirement to 50 percent of the FRONTAGE of a LOT may be allowed provided
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the Special Permit Granting Authority finds that the alternative design features are
consistent with Section 5.6.1 of this Bylaw.

Note: Section 5.6.3.4 a) currently reads as follows, with proposed changes noted
in bold and by use of strike-through:
5.6.3.4 a) At least 60 percent of the front side of a LOT facing a-SFREET [an
Arterial STREET], measured in percentage of linear feet of the LOT
FRONTAGE, shall be occupied by BUILDINGS or by a pedestrian plaza that are
located within 40 feet of the STREET [Arterial STREET] sideline. [For the
purpose of this section the sidelines of Massachusetts Avenue (Rt 111)
shall be defined by its 1907 State Highway Layout, and the sidelines of Main
Street (Rt. 27) shall be defined by its 1953 County Layout north of Rt. 111
and its 1958 County Layout south of Rt. 111.] A reduction of this requirement
to 50 percent of the front side of a LOT may be allowed provided the Site-Rlan
Special Permit Granting Authority finds that the alternative design features are

consistent with Section 5.6.1 of this Bylaw.
2. Delete the first sentence of sub-section 5.6.3.4 c) and replace it with:

“BUILDING facades facing Arterial STREETS or pedestrian plazas, and BUILDING facades
facing Urban Village STREETS and situated within 30 feet of such Urban Village STREETS

are referred to herein as the BUILDING front(s) or front facade(s).”

Note: Sub-section 5.6.3.4 ¢) currently reads as follows, with proposed changes
noted in bold and by use of strike-through:
BUILDING facades facing [Arterial] STREETS or pedestrian plazas [, and
BUILDING facades facing Urban Village STREETS and situated within 30
feet of such Urban Village STREET are afse referred to herein as the
BUILDING front(s) or BUILDING front facade(s). Such BUILDING fronts shall
have a vertical orientation, meaning either that the BUILDING shall actually have
a greater height than width, or that the facades and roof lines of the BUILDING
are designed to reduce the massing and bulk so that it appears as a group of
smaller masses with a distinct vertical orientation.

3. In the last sentence of sub-section 5.6.3.4 d) insert the word “contiguous” between “50" and
“feet”.

Note: Sub-section 5.6.3.4 d) currently reads as follows, with proposed changes
noted in bold:
The BUILDING front facades shall be articulated to achieve a human scale and
interest. The use of different textures, shadow lines, detailing and contrasting
shapes is required. Not more than 50 [contiguous] feet of a BUILDING front
shall be in the same vertical plane.

4. In section 5.6.3.4 n) delete the words “Two or three story BUILDINGS, or two or three story
portions of a BUILDING” and replace them with:

“Multistory BUILDINGS, or multistory portions of a BUILDING".

Note: Sub-section 5.6.3.4 n) currently reads as follows, with proposed changes
noted in bold and by use of strike-through:
Roofs shall be gabled with a minimum pitch of 9/12 (9" vertical for every 12"
horizontal) and have overhanging eaves of at least one foot. Fwe-er-three-story
[Multistory] BUILDINGS, or twe—er—three—story [multistory]portions of a
BUILDING, may have a flat roof provided that the tops of the BUILDING front
facades are treated with an articulated cornice, dormers, or other architectural
treatment that appears an integral part of the BUILDING from all visible sides of

the BUILDING.

or take any other action relative thereto.
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SUMMARY

This article, like the previous one, facilitates the improvements recommended in the
Kelley’s Corner Plan. In this article, the Town will make changes to the existing design provisions
for Kelley's Corner to incorporate the new street hierarchy. The design requirements are only
applicable to projects above a certain size as defined by the Bylaw.

Part A of this article modifies the existing sidewalk construction and improvement
standards for development projects in the Kelley’s Corner District where the fioor area ratio
exceeds 0.20. The width of the buffer to the roadway along arterial streets is reduced from 10 feet
to 8 feet. 8 foot wide sidewalks will be required on Urban Village Streets. Sidewalks must be
installed with vertical granite curbing and concrete surfaces like the new sidewalks in West Acton
Village, and they must be located within the street layout or appropriate easements.

Part B makes minor modifications to the existing building design requirements. These are
helpful clarifications and minor adjustments to accommodate the Urban Village Concept Plan of

the Kelley’s Corner Business District Circulation Plan.

Like the previous two articles, this article is intended to encourage business growth and
expansion in the Kelley's Comer District. It will ensure adequate pedestrian infrastructure
development that will be necessary as business growth occurs, and will adjust architectural and
site design requirements to enhance the attractiveness of the Kelley's Corner business district.
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Business growth in the Kelley's Corner District would increase the Town's tax revenues from
commercial real estate sources.

Direct inquiries to: Roland Bartl, AICP, Town Planner - 264-9636
Selectman Assigned: Wayne Friedrichs

Selectmen: Recommendation Deferred
Finance Committee: Recommended
Planning Board: Recommended

ARTICLE 43 KELLEY’S CbRNER DISTRICT AMENDMENTS - VEHICLE PARKING
REQUIREMENTS
(2/3 Vote Required)

To see if the Town of Acton will vote to amend the zoning bylaw as set forth in this Article
(Notes in italic print are not part of the article but are intended for explanation only).

A. Delete section 5.6.3.3 in its entirety and replace it with:
5.6.3.3 Driveways and Parking Lots -

a) Except as provided herein, the Special Permit Granting Authority shall require that
vehicular ACCESS to all LOTS and parking areas be provided exclusively from Urban
Village STREETS. If such ACCESS is not available, the Special Permit Granting
Authority may allow one ACCESS driveway directly from an arterial STREET, until
such time when vehicular ACCESS is available from an Urban Village STREET. In
cases involving approval of a temporary vehicular ACCESS from an arterial STREET,
the Special Permit Granting Authority shall require that the parking areas and interior
driveways be designed to permit vehicular ACCESS from an Urban Village STREET,
and that the arterial STREET ACCESS be closed as soon as vehicular ACCESS is
available from an Urban Village STREET.

b) No driveway or parking lot shall be located in the portion of a LOT that is directly in
front of a BUILDING as seen from an Arterial STREET, whether or not the BUILDING
is located on the same LOT as the driveway or parking lot, except that a driveway
and parking lot may be located in the front of a BUILDING that is located in the rear of
another BUILDING when viewed from an Arterial STREET. No driveways or parking
lots shall be located between a pedestrian plaza and an Arterial STREET, nor shall
any driveway or parking lot intersect or be mixed with a pedestrian plaza.

¢) Vehicular driveways and parking lots may be located to the side and rear of
BUILDINGS or to the rear of a pedestrian plaza.

d) In all other respects driveways and parking lots shall be designed in compliance with
sections 6.9.3.5 and 6.9.3.6.

Note: Section 5.6.3.3 currently reads as follows, with proposed changes noted in
bold and by use of strike-through:
5633 Driveways and Parking Lots -
a) Except as provided herein, the Site Special Permit Granting Authority
shall require vehicular ACCESS to all LOTS and parking areas to be
provided exclusively from Urban Village STREETS. If such access is not
available, the Site Plan Special Permit Granting Authority may allow one
ACCESS driveway directly from an arterial STREET, until such time when
ACCESS is available from an Urban Village STREET. In cases involving
approval of a temporary ACCESS from an arterial STREET, the Site Plan
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Special Permit Granting Authority shall require the parking areas and
interior driveways to be designed to permit ACCESS from an Urban Village
STREET and closure of the arterial STREET ACCESS in the future.
ab) No driveway or parking lot shall be located plased in the portion of a LOT
that is directly in front of a BUILDING as seen from an Arterial STREET, whether
or not the BUILDING is located on the same LOT as the driveway or parking lot,
except that a driveway and parking lot may be located plased in the front of a
BUILDING that is located in the rear of another BUILDING when viewed from an
Arterial STREET. No driveways or parking lots shall be located between a
pedestrian plaza and an Arterial STREET, nor shall any driveway or parking lot
intersect or be mixed with a pedestrian plaza.
bc) Vehicular driveways and parking lots may be located to the side and rear of
BUILDINGS or to the rear of a pedestrian plaza.
ed) In all other respects driveways and parking lots shall be designed in
compliarice with sections 6.9.3.5 and 6.9.3.6.

B. Delete section 6.9.3.5 and replace it with the following new sections:
6.9.3.5 Design Requirements for Parking Lots - Off-STREET parking spaces, except parking

6.9.3.6

spaces serving a single or two FAMILY residential USE, shall be either contained within
a BUILDING or STRUCTURE or subject to the following requirements:

a) Required parking spaces, ACCESS driveways, and interior driveways shall be
provided and maintained with suitable grading, paved surfaces, adequate drainage,
and landscaping as required in Section 6.9.3.6.

b) ACCESS, interior and common driveways for two-way traffic shall be twenty four feet
(24') wide. The ACCESS, interior and common driveways for one-way traffic shall be
fourteen (14’) feet wide.

c) Set-Backs - Except where parking lots established in accordance with Section 6.9.3.4
cross over LOT lines, all parking spaces and paved surfaces other than ACCESS
driveways or common driveways shall be set back a minimum of five (5) feet from any
LOT lines. In addition, no parking spaces and paved surfaces other than ACCESS
driveways or common driveways shall be located within the minimum front yard set
forth in the Table of Standard Dimensional Regulations or within 20 feet of an abutting
residential zoning district.

Landscaping Requirements for parking lots - Parking lots shall include a landscaped
area equal to a minimum of five percent (5%) of the area of the parking lot.

a) Shade trees - One shade tree shall be provided for each two thousand (2000) square
feet or less of pavement area. Each shade tree shall be from a deciduous species
rated for U.S.D.A. Hardiness Zone 5 that is expected to reach at least 20 feet in
height at maturity; be seven (7) feet in height with a trunk caliper size of at least 3/4
inches at the time of planting; and be surrounded by a landscaped area of one
hundred square feet (100 sq. ft.) to accommodate the root system of the tree.
Additional landscaping may be required by a Special Permit Granting Authority to
better screen the parking lot from the STREET and adjacent USES.

b) Perimeter Planting Strip - Parking lots adjacent to STREETS, sidewalks, paths or
ACCESS driveways shall include a perimeter planting strip at least seven and one-
half (7.5) feet wide. However, if the planting strip is protected from vehicular damage
through the use of planting beds that are raised above the surface of the parking lot
at least twelve (12) inches or through the use of bollards or balustrades, the width of
the planting strip may be reduced to five (5) feet. Said planting strip shall feature a
physical separation between the parking lot and adjacent ways of at least two and
one-half (2.5) feet in height. This physical separation may be created through the use
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of plantings, walls, or fencing (other than chain link or smooth concrete) or a
combination of plantings and fencing. No more than twenty percent (20%) of this
perimeter planting strip shall be impervious.

c) Plantings - Plantings for landscaped areas shall include a mixture of flowering and
decorative deciduous and evergreen trees and shrubs and shall be planted with
suitable ground cover.

d) Sight Distance - All landscaping along any STREET FRONTAGE shall be placed and
maintained so that it will not obstruct sight distance.

e) Protection of Landscaped Areas - Landscaped-areas shall be planted and protected
in such a manrier that the plantings will not be damaged by vehicles.

Note: Section 6.3.9.5 currently reads as  follows:
6.9.3.5 Design Requirements and Landscaping - Of-STREET parking spaces,
except spaces serving a single or two FAMILY residential USE, shall either be
contained within a BUILDING or STRUCTURE, or be provided in accordance with
the design requirements of Section 6.7 including all its subsections. In addition,
no parking space or other paved surface, other than walkways and bike ways,
shall be located within 20 feet of an abutting residential zoning district.

or take any other action relative thereto.

SUMMARY

At present, the zoning bylaw requirements for the design of parking lots in Kelley’s Corner
are the same as those required for large-scale office and industrial parks. This article will establish
parking lot design regulations for Kelley’s Corner that are similar to those already in existence for
West Acton Village and South Acton Village. They result in less landscaping volume but more
flexibility in landscaping design. In addition, the article will encourage access to parking lots from
the Kelley’s Corner Urban Village Streets and discourage direct access from Routes 111 and 27.

Part A of this article amends section 5.6.3.3, which prescribes the placement of parking lots
and buildings on a site in the Kelley's Corner district. Adjustments are made to regulate the
location of vehicular lot access and to reflect the street hierarchy in Kelley’s Corner and to refer the
reader to the revised and new sections 6.9.3.5 through 6.9.3.7, which are introduced in Part B of

this article.

Consistent with the recommendations of the Kelley’'s Corner Business District Circulation
Plan, Part B seeks to shift vehicular access to business properties in Kelley’'s Corner from the
multiple curb cuts along the arterial streets Rt. 111 and Rt. 27 to new access points along the
future Urban Village Streets. Furthermore, it revises driveway, parking lot design and landscaping
requirements for developments in the Kelley’'s Corner District. The regulations will accommodate
more parking spaces in a smaller area while ensuring adequate landscaping, screening and
planting of shade trees. The proposed regulations largely mirror the standards established in
recent years for the West and South Acton Villages.

Like the previous three articles, this article seeks to encourage business growth and
expansion in the Kelley's Corner District. It shifts site access away from the major thoroughfares
to safer locations along the secondary Urban Village Streets, and provides parking lot design and
landscaping requirements that are more appropriate for a denser business center. Business
growth in the Kelley's Corner District would increase the Town's tax revenues from commercial
real estate sources.

Direct inquiries to: Roland Bartl, AICP, Town Planner - 264-9636
Selectman Assigned: Wayne Friedrichs
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Selectmen: Recommendation Deferred
Finance Committee: Recommended
Planning Board: Recommended

ARTICLE 44 KELLEY’S CORNER DISTRICT AMENDMENTS - TRIP GENERATION AND
FLOOR AREA LIMITS
(2/3 Vote Required)

/

To see if the Town of Acton will vote to amend the zoning bylaw as set forth in this Article:

A. Insection 3.9.1 delete the first two sentences and replace them with the following (Notes in italic
print are not part of the article but are intended for explanation only):

“No PRINCIPAL USE which would have an anticipated average peak hour generation in
excess of 1,000 vehicle trip ends or an average weekday or Saturday generation in excess of
7,500 vehicle trip ends shall be allowed. PRINCIPAL USES in the Kelley's Corner (KC)
District shall be exempt from the forgoing limitation. In all zoning districts, any PRINCIPAL
USE which would have an anticipated average peak hour generation in excess of 500 vehicle
trip ends or an average weekday or Saturday generation in excess of 4,000 vehicle trip ends
shall be required to receive a special permit from the Board of Selectmen.”

Note: The first two sentences of section 3.9.1 currently read as follows, with
proposed changes noted in bold:
No PRINCIPAL USE which would have an anticipated average peak hour
generation in excess of 1,000 vehicle trip ends or an average weekday or
Saturday generation in excess of 7,500 vehicle trip ends shall be allowed.
[PRINCIPAL USES in the Kelley’s Corner (KC) District shall be exempt from
the forgoing limitation. In all zoning districts,] Any PRINCIPAL USE which
would have an anticipated average peak hour generation in excess of 500 vehicle
trip ends or an average weekday or Saturday generation in excess of 4,000
vehicle trip ends shall be required to receive a special permit from the Board of
Selectmen.

B. Insert a new section 5.6.2.4 as follows:

5.6.2.4 Maximum Floor Area of Businesses and Industries - The maximum NET FLOOR AREA
of a separately owned or operated business or industrial establishment shall not exceed
80,000 square feet. '

or take any other action relative thereto.

SUMMARY

The type and size of businesses within Acton are regulated by a special provision of the
Bylaw that prohibits a business or business center if it generates more than a specified amount of
traffic. This amendment will remove the prohibition in the Kelley’s Corner District thereby allowing
larger business complexes to locate in Kelley's Corner and capture consumers that travel through
Kelley’'s Corner on a daily basis. At the same time the size of an individual business will be
capped.

Part A: Section 3.9.1 sets maximum vehicle trip generation limits on land uses of the same
kind on all lots in Acton. If adopted, this article will remove this limit within the Kelley's Corner
zoning district. The existing threshold for special permit review will remain intact. This proposal is
consistent with the increase in the maximum floor area ratio proposed in a separate article. A
higher floor area ratio and the possibility for assembly of many smaller parcels into fewer larger

Excerpts from 1998 Annual Town Meeting Warrant, Articles 40-45 13



development sites could result in a higher trip generation rate from land uses in a business center
on one lot than is currently allowed. Removing this maximum limit will encourage more efficient
and integrated site design in the future development and redevelopment of Kelley’'s Corner. A
higher degree of coordination and integration of business locations at Kelley’'s Corner would
enhance the implementation of the Kelley's Corner Specific Area and Business District Circulation
Plans, and would allow for more efficient traffic management. Overall, future vehicle trips
generated from within the Kelley’s Corner district would be about the same, with or without the trip
generation limit for individual project sites. The only difference would be whether the traffic is
generated from fewer, better integrated business locations or from a greater number of smaller,

- less-coordinated facilites... .. ... ... . .. -

Part B: The maximim trip generation limit that Part A proposes to remove for the Kelley’s
Corner business district would in most instances prohibit a “big box” retail development. To
substitute for this prohibition, while allowing for larger business centers, Part B of this article
proposes a maximum floor area limit of 80,000 square feet for individual businesses. This will still
allow fairly large stores, but will keep out the “big box” retail businesses that typically require a
larger floor area.

This article augments the previous four articles. It encourages business growth and
expansion in the Kelley's Corner district at a scale that is more in keeping with the small business
character that prevails in Acton, while encouraging larger business centers with multiple tenants.
Business growth in the Kelley’s Corner District would increase the Town’s tax revenues from

commercial real estate sources.

Direct inquiries to: Roland Bartl, AICP, Town Planner - 264-9636
Selectman Assigned: Wayne Friedrichs

Selectmen: Recommendation Deferred
Finance Committee: Recommended
Planning Board: Recommended

ART!CLE 45 KELLEY’S CORNER DISTRICT AMENDMENTS - VARIABLE DENSITY

PROVISIONS
(2/3 Vote Required)

To see if the Town of Acton will vote to amend section 5 of the zoning bylaw by inserting a
new section 5.6.4 as follows:

5.6.4 Variable Density Provisions for the Kelley’s Corner District.

5.6.4.1 Purpose - These provisions are intended to permit flexible density levels for individual
LOTS in the Kelley's Corner District, while maintaining an overall ceiling on total NET
FLOOR AREA. The purpose of allowing variable density levels is to permit further
clustering of USES in a compact urban pattern, while limiting total traffic generation and
providing for sufficient OPEN SPACE and off-STREET parking areas. The provisions
set forth herein should be interpreted as permitting the Transfer of Development Rights
within the Kelley's Corner District, and not as permitting an overall increase in the total
amount of maximum development in the Kelley's Corner district.

5.6.4.2 Transfer of Development Rights within the Kelley's Corner District

a) ForaLOT in the Kelley’s Corner District the Board of Selectmen may grant a Special
Permit for the Transfer Development Rights to another LOT within the Kelley's
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Corner District. The effect of such Special Permit shall be to permit an increase in
NET FLOOR AREA on a LOT above the total amount otherwise permitted by:

(i) the applicable maximum FLOOR AREA RATIO set forth in the Table of Standard
Dimensional Regulations, and

(i) if applicable, any Certificate of Development Rights previously transferred to the
LOT from within the Kelley’s Corner District.

b) Any such increase in NET FLOOR AREA on a LOT shall not result in a FLOOR
AREA RATIO in excess of 0.80.

c) Any such increase in NET FLOOR AREA shall be compensated by an equal
reduction in the maximum NET FLOOR AREA permitted on another LOT in the
Kelley's Corner District, from which such development rights are transferred.

d) Any LOT that receives development rights in accordance with this section shall be
subject to the requirements of section 5.6.3, including all its sub-sections.

5.6.4.3 Standards of Review - In deciding on the merits of a proposal for Transfer of
Development Rights within the Kelley’s Corner District, the Board of Selectmen shali

consider the following criteria and objectives:

a) Increased density on a LOT shall enhance the implementation of the Kelley’s Corner
Specific Area and Business District Circulation Plans. Density increases hereunder
shall be granted only where they are compatible with the Urban Village Concept
envisioned in the aforementioned plans. The implementation of this provision shall
facilitate the development of a viable and pedestrian-friendly business center at
Kelley's Corner. '

b) The Transfer of Development Rights shall serve a public purpose on the LOT from
which development rights are to be transferred, by providing vehicular parking, public
open space, parks or playgrounds, additional buffers to abutting residential districts,
or other amenities that are a benefit to the public.

c) The Board of Selectmen shall grant a Special Permit hereunder only if it can make
appropriate findings that the criteria and objectives of a) and b) are promoted by
granting the transfer.

5.6.4.4 Administration

a) Determination of Development Rights for Affected LOTS - Before granting a Special
Permit under Section 5.6.4, the Board of Selectmen shall determine the
Development Rights for all LOTS to be affected by the proposed transfer. The
Special Permit shall specify the total development rights for each LOT, expressed in
NET FLOOR AREA as computed in Section 10.4.3.8 of this Bylaw, less any
Development Rights previously removed from such LOTS. The application for a
Special Permit under this Section shall contain sufficient information to permit the
Board of Selectmen's determination of the Development Rights that may be
transferred.

b) The Board of Selectmen shall require that upon transfer of the Development Rights
authorized in its special permits, the owner of a LOT from which development rights
have been removed, shall file with the Middiesex South District Registry of Deeds or
the Land Court (as applicable) an irrevocable restrictive covenant, approved by the
Board of Selectmen, running with the land, permanently restricting the development
of the LOT. The covenant shall restrict the LOT by the amount of development
rights transferred to another LOT, permitting only the amount of development rights
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that remain on the LOT, if any, all as specified in the Special Permit authorizing the
transfer.

c) Implementation of Transfer - Following the approval of a Special Permit under this
Section, the applicant shall complete the transfer procedures set forth in Sections
5.4.4 and 5.4.5, except that the formulas in Section 5.4.4.2 shall not apply to
transfers within the Kelley’s Corner District.

or take any other action relative thereto.
SUMMARY

within the Kelley's Corner district as a tool to provide additional development fiexibility. TDR allows
a greater amount of development on some parcels in exchange for a proportionately lower amount
of development on other parcels. The provision is similar to the established TDR procedures in

the zoning bylaw for other zoning districts.

The maximum increase in density on a lot through TDR will be limited to a Floor Area Ratio
(FAR) of 0.80. This is two points above the standard density of FAR 0.60 as proposed in another
zoning article of this warrant. This increased flexibility will facilitate the creation of additional parks,
open spaces and public parking lots within Kelley’s Corner and in general supports and enhances
well coordinated development efforts. With this mechanism, development rights can be traded
among land owners like real property. Lots from which development rights are sold will be deed
restricted to allow only the remaining development rights, if any, to be realized on the lot. Lots that
have taken on additional development rights are similarly documented. A special permit process
administered by the Board of Selectmen will ensure that the public interest is served and that the
purposes of this provision are met. The transfer of development rights is a previously established
tool in the zoning bylaw that may be used in the North and East Acton Village Districts and the
Limited Business District. Therefore, administrative procedures and requirements are already
established and will also apply in the Kelley’s Corner District.

Like the previous five articles, this articles is intended to encourages business growth and
expansion in the Kelley's Corner district. The added flexibility gained with TDR will enhance and
encourage efficient site layout and design and overall user friendliness in the Kelley's Corner
District. Business growth in the Kelley's Corner District would increase the Town’s tax revenues

from commercial real estate sources.

Direct inquiries to: Roland Bartl, AICP, Town Planner - 264-9636
Selectman Assigned: Wayne Friedrichs

Selectmen: Recommendation Deferred
Finance Committee: Recommended
Planning Board: Recommended
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June 10, 1998

June 22, 1998

July 7, 1998

August 4, 1998
September 4, 1998
September 30, 1998
October 14, 1998
November 4, 1998
November 18, 1998
December 16, 1998
January 27, 1999
February 11, 1999
March 11, 1999
April 11, 1999
May, 1999

July, 1999

Appendix B

Meetings of the Kelley's Corner Working Group



Appendix C

Buildout and Financial Models
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Table 71

District Profile - Buildout Estimates
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JCTONPLANNING DEPARTMENT

To: Richard Croswell Date: 3/18/99
Peter Ashton
From: Donna Jacobs, Assistant Planner

Subject: Fiscal Analysis of Kelley's Comner Buildout, Revised

As requested, | have taken another look at the conservative fiscal analysis prepared last Fall. Prior
to commencement of this review, | cautioned that there may be some items that need further
consideration before a final analysis can be completed. These issues are raised in the following

paragraphs.

Phasing of Infrastructure improvements
The planned improvements to the traffic signal at the Rt 27 intersection with Rt 111 will increase

the level of service from F to D (2 steps). VHB, Acton’s consulting engineer, has recently
completed a plan of the recommended improvements. The original cost estimate for the signal
upgrade and pavement markings was $33,000. Engineering Administrator David Abbt has advised
that the total cost will be approximately $50,000 due to the higher than expected cost of the signal
controller. However, once this improvement has been completed, the intersection should not
require further upgrade until the average FAR of the Kelley's Corner District is 0.60.

TAC has recommended the widening of Rt 27 at 0.3 FAR. | would suggest a counter to this
recommendation that calls for the widening of Rt 27 at an FAR of 0.4, primarily because the
Kelley’s Corner Plan calls for sidewalks on both sides of Rt 27 at 0.4. While meeting with David
Abbt, we discussed the idea that the Working Group may want to consider the widening of Rt 27
from the Private Rd to Rt 2 (see Layout of Arterial Roads, Route 27 below). IF the sidewalks were
located within an easement on the redeveloped parcel, the widening of Rt 27 could be postponed
until the KC District reaches an average FAR of 0.6. -

A caution: to maximize the use of developer contributions, it may not be possible to cover the total
cost of the infrastructure improvements if some money is used to construct sidewalks that would
then have to be removed when the roadway is widened. Except as noted above, the required
infrastructure improvements can be made as recommended in the Kelley’s Corner Plan.

Eminent Domain Takings
A basic premise of the Kelley's Corner Circulation Plan is that infrastructure improvements will not

be needed until redevelopment occurs. Once needed due to redevelopment, they will be facilitated
through zoning. The 1898 proposed ZBL amendments would institute a required reservation of
land for street rights of way (ROW) as a condition of any site plan special permit issued where the
FAR exceeds 0.2. Simultaneously, the proposed amendments would create a revenue source to

fund the cost of the improvements.

Close examination of the existing structures on both sides of Rt 27 and Rt 111 ‘and the proposed
street layouts (see section below) indicates that eminent domain takings may not be necessary
because parcel assembly is virtually certain fo occur with redevelopment. The ZBL has been
amended (Section 8.8) to stipulate that takings will not reduce conformity with zoning.
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Theoretically, it may be possible to attain an average FAR of 0.4 in the KC District without
.redevelopmeniﬁfiheparcels_on_ih.e__e,asi_sideﬁf_R_o,u_te\_2_7_.__|Lth,is_w,eirg.tp,ocgg_r..ang. the widening
of Rt 27 is planned at an FAR of 0.4 instead of 0.6 as recommended in the Kelley's Corner Plan,
eminent domain takings of the 2 abutting residential properties may be required. The present
assessed value of these parcels (F-3/93 and F-3/106) totals $268,900. In addition, there would be
a small reduction in the assessed value of all parcels from which the ROW is needed. This would
amount to approximately $75,000 including $10,000 for related surveying and legal fees. An
Economic Development Industrial Commission (EDIC) could be used to acquire and reassemble
the parcels, thereby reducing the eminent domain costs to a minimal amount, if any.

It is unlikely, in My opinion, that-an average FAR-of 0.6 could-be-attained without redevelopment of
the parcels along Rt 111 because the bulk of the development potential resides along Rt 111. The
south side of Rt 111 has the potential for an additional 440,000 square feet whereas the north side

has only 106,000 square feet.

Lavout of Arterial Roads

Route 27
Following the concept plan described in the Kelley’s Corner Plan, the ROW for Route 27, a town

road except at the intersection of Rt 111, would be widened from its present 50' layout to an 84’
layout. 22" would be added on the easterly side and 12' on the westerly side. This 84' layout uses
(4) 12' travel lanes, (2) 10' sidewalks, and (2) 8' landscaped areas. Since the creation of the
concept plan, the state now requires bike lanes on all state numbered roads whenever roadway
improvements are made. This would add another 12' (two €' bike lanes) making the ROW 96', just

4' less than the ROW for Rt 2.

The Town may have some discretion in the width of the travel lanes on Rt 27, but only for that
portion located outside of the state layout and only if state or federal funds aren't used. In these
circumstances, (4) 11' travel lanes could be used. In addition, the KC Working Group could
reconsider the width of the landscape areas and/or sidewalks. For instance, a combined
sidewalk/landscaped area of 10' could be employed. If both were utilized, the layout could be

reduced to 76"

Removing 22' (28' with bike lane) from the east side of Rt 27 would require redevelopment of the
Exxon station and the Sunoco station. Much of the parking for Quill & Press would be lost. If
these parcels are assembled with the 2 abutting residential properties as discussed in "Eminent
Domain Takings" above, the commercial lots could be reconfigured and the uses retained.
Redevelopment of the "upper” portion of Acton Plaza, Combined Financial and Acton Medical

would also be required due to loss of parking.

The anticipated widening of 12' on the west side of Route 27 will allow all present uses to continue
in place. If another 6'is added for the bike lane, there will be a serious, perhaps insurmountable,
problem with the historic Hosmer House. Parking problems for the Redstone Condominiums and
the law office would also result from the additional width needed for bike lanes.

Route 111
Rt 111 is a state highway located in a 60’ layout. Because it is a state highway, the Town does not

have the option of reducing the travel lanes to 11" on Rt 111. The 1998 proposed ZBL
amendments would require that 18' be reserved for street ROW on both sides of Rt 111 making the
total layout 96' in width. However, the Working Group could also reconsider the width of the
landscape areas and/or sidewalks along Rt 111. A combined sidewalk/landscaped area of 10’
could be employed that would reduce the layout to 80’ which in turn reduces the required reserve

strip to 10'.
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Over the past few months, | have attended numerous forums and workshops on sprawl and
transportation_issues with representatives from all levels of governmeni, Federal to local. The
subject of creating new Federal standards for developed areas has been raised at almost every
meeting and has been flagged by the EPA as one issue to be addressed in the new Federal
mandate to control sprawl. New standards may be established that would reduce the present
AASHTO (American Association of State Highway and Transportation Officials) standards to
something more appropriate for suburban and urban areas instead of the present “one size fits all”
that is based on undeveloped land. At the same meetings, there has been much discussion about
the State law requiring 6’ bike lanes. Any relaxation of either of these standards, is likely to be
beneficial to Acton, and the KC District in particular.

Fiscal Implications
As discussed above, | have made the following changes to my previous fiscal analysis.

« withdrawn the cost of eminent domain takings

« corrected the traffic signal cost for Rt 27 at Rt 2 to reflect the need for 2 signals

e« removed the cost for sidewaik construction

These changes result in a reduction of the total cost of improvements from $2,372,200 ($1,552,200
plus $820,000 that may be covered by State/Federal funds) to $1,553,000 with no State/Federal
funds required.

The revenue portion of the fiscal analysis prepared last Fall remains unchanged. It shows
revenues in the amount of $753,753 once the FAR reaches 0.4. The revised analysis shows the
cost of infrastructure improvements at $665,000 at 0.4, leaving a surplus. The required
improvements for the KC District at 0.6 FAR are $855,000. The anticipated revenues are almost
double, $1,670,900, which hopefully would be sufficient to cover inflation at that future date.

If you have any questions, please do not hesitate to call me.

dmij\word files\KC Working Group\memo, fiscal analysis revised, 3-18-99
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To: Don P. Johnson, Town Manager D%‘r{/ Date: 10/30/98

From: Donna Jacobs, Assistant Planner

Subject: . Fiscal Analysis of Buildout. =~ -. ..

Attached please find an analysis of the buildout for the Kelley’s Corner District as requested by the
Kelley's Corner Working Group. | have examined the increased development potential (additional
floor area), expected revenues, costs of municipal services, and the costs of anticipated capital
improvements necessitated by the additional development. It should be noted, however, that full
buildout is unlikely to occur due to development constraints on the land in the district and surface

parking requirements.

Buildout Analysis
The Buildout Analysis, page 1 of 4, describes the existing conditions within the Kelley’'s Corner

District and includes the following basic information:
e parcel identification number (a combination of the Map and Parcel numbers);
land area of the parcel (in acres);
amount of developable land area (in square feet);
existing non-residential floor area;
floor area ratio (ratio of existing non-residential floor area to developable site area);
dwelling unit count;
buildout at 0.40 and 0.60 FAR:
property tax classification code:
street address, and
e notes that describe how the land is used.
At present, the district includes 2 residential dwelling units and 321,278 square feet of non-resi-
dential floor area. The average floor area ratio for the district is 0.13 (shown in the row entitied
“totals” in italic font). *

The buildout assumes that all of the parcels will be converted to non-residential use, resulting in
the loss of 2 dwelling units. The spreadsheet shows the non-residential floor area at three levels of
development, existing, 0.40 and 0.60 FAR. The buildout at 0.40 FAR is 712,652 square feet, an
increase of 391,374 square feet over existing conditions. At 0.60 FAR, the buildout is 1,100,577
square feet, an increase of 779,299 square feet over existing conditions.

Fiscal Analysis, Revenue
Page 2 of 4, “Fiscal Analysis, Revenue”, includes the existing valuation of each parcel (or combi-
nation of parcels, as appropriate) and projected valuation at various buildout levels. This

Itis important to note that in 4 instances | have combined parcels under common ownership for the purpose of these
analyses. Parcels have only been combined where the existing development density relies on the area of 2 or more
of the parcels. Shaded cells denote the combined parcels.
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spreadsheet shows the expected annual revenues from property taxes at buildout and the one-
time only revenue that results from required contributions over time from developers for infrastruc-

ture improvements.

Property Tax Revenue
Using the current property valuations, | calculated the value per square foot of the present floor

area for each parcel. This value was used to calculate the value of each parcel with additional
floor area at two levels, 0.40 and 0.60 FAR.? At present, the Town receives $312,164 annually in
property taxes from properties in the Kelley’'s Corner District. When the floor area reaches 0.40
FAR, the expected property tax revenue is $782,275 annually (calculated at present tax rate of
"$18.31). At 0.60 FAR; the expected property tax revenueis $1,114,048 a'year.-

Other Revenue
Once the floor area of a parcel exceeds 0.20 or the existing floor area, whichever is greater, the

Zoning Bylaw requires the payment of additional fees that will be used for infrastructure improve-
ments. Under present rules, these fees can only be used to defray sewer costs. Because the
sewer costs are now being paid through the sewer district fees, this provision of the Zoning Bylaw
is proposed to be modified to defray infrastructure improvement costs. Once development of the
Kelley's Corner District has reached 0.40 FAR, $752,740 will have been contributed for infrastruc-
ture improvement. At 0.60 FAR, the additional revenue collected will be $1,669,888. Please note
that these contributions can be waived or reduced if improvements are made by the developers.

Fiscal Analysis, Cost of Services

On page 3 of 4, | have calculated the additional costs of municipal services (excluding education)
for each FAR level using the proportional valuation method developed by Robert Burchell and
David Listokin®. This methodology has been upheld in state and federal courts and is widely used
as the method of choice for non-residential projects when there is no direct impact upon schools.

To determine the present cost of municipal services, | took the total municipal expenditures (ex-
cluding education) of $13,000,000 and multiplied it by the commercial portion of the total property
valuation, 15.3%. Using this approach, the cost of providing municipal services to all of Acton's
non-residential property is $1,989,000. By using the present assessed value of all commercial
property, $208,164,942, | was able to calculate the cost of services per dollar of commercial prop-

erty value to be $0.0096.°

The present value of all parcels within the Kelley’s Corner District is $17,048,800. Using the pres-
ent valuation and the rate of $0.0096 per dollar of valuation, the Town presently spends $163,668
servicing the district (excluding education costs for the 2 dwelling units in the district). When de-
velopment in the Kelley’s Corner District reaches 0.40 FAR, the cost of municipal services will
reach $246,481. At 0.60, the cost of municipal services will increase to $420,431.

2 At present, there are 4 parcels that report “0” under the non-residential floor area column (NR_FA). Two of these
parcels are vacant and 2 contain single family dwellings. For 3 of these parcels, | used the average square foot
value, $39.54, plus the present land value to calculate the value of the parcels at 0.40 and 0.60 FAR. For the
remaining vacant parcel, F-3/121-2, | followed the method for the other 3 parcels, but added $30,000 to the present
land value so it would be comparable to similar sized parcels within the district.

® Fiscal Impact Handbook, Burchell & Listokin

4 Also refer to Section 9, 1998 Acton Economic Development Plan, by UMass Center for Economic Development

Kelley's Corner District, Fiscal Analysis of Buildout DRAFT 2



Fiscal Analysis, Cost of Capital Improvements

The final spreadsheet page, page 4, outlines the costs of anticipated capital improvements. These
cost figures were drawn from the Kelley’s Corner Final Circulation Plan. | have divided the capital
improvements into three categories based on level of development (FAR). The Town is currently
working to implement the signal upgrade and lanes marking for the Route 27/111 intersection
(shown on the spreadsheet at Current FAR).

The improvements allocated to FAR levels 0.40 and 0.60 have been drawn directly from the Cir-
culation Plan with two exceptions. The first exception is the inclusion of the total assessed value of
three properties adjacent to the intersection in the event the Town will need to exercise its power of
eminent domain. ‘| -have-also included 25% of the assessed value of the NYNEX property at the
intersection for the same reason.

The second exception is the inclusion of costs for construction of village streets and sidewalks.
Although it is logical to assume that most of the costs of constructing the village streets and side-
walks along those streets will be born by the developer, the town may choose to participate in their
construction. This may become necessary to complete components of the circulation system in
areas that have not yet under-gone redevelopment. To provide you with the most conservative
approach, | have included 100% of the costs of constructing the village streets and the sidewalks
on the village streets. | have included 50% of the cost of constructing sidewalks on both sides of
Mass. Ave. and Main St. By using this approach, the infrastructure contributions predicted on the
“Fiscal Analysis, Revenue” spreadsheet (page 2 of 4) will be realized. As proposed, the zoning
bylaw amendment allows a credit for infrastructure improvements constructed by the developer.

Cc: Kelley's Corner Working Group
EDC
Planning Board

dmj:word\KC\Working Group\fiscal analysis of buildout
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Dec 16 98 10:35p John Pavan 8978-266-9483
MEMORANDUM
TO Chuck Olmstead
Roland Bartl
FROM John Pavan i~
CcC Kelley’s Comer/Wotking Group
Economic Development Committee
RE Economic Development Potential
Kelley’s Comner
DATE December 17, 1998

The Group met tonight on a version of the attached spreadsheet. The goal of the analysis
is to identify a “target” buildout for Kelley’s Corner. This will be based on the appropriate
economic development level it should carry with respect to the rest of Acton. When this
level is agreed, among other things, the buildout corresponding to that level will be tested
against the other criteria for the Kelley’s Comer area (aesthetics/town character,
circulation/ traffic, environmental protection and wastewater management).

We agreed that you could each be helpful in reviewing the attached and providing
responses at our next meeting on January 6,1999.

1.

The calculated Average Assessed Value for C/I/P in 1999 is based on dividing the
C/I/P valuation by the existing Non-Residential SF from the Master Plan Update, 4
which seems appropriate. Is this starting point reasonable? What is a reasonable
growth factor for estimating this value in future years? Please keep in mind that much
of the economic development going forward will be by new construction or renovation
which would presumably be at higher values. CHUCK

The Master Plan Update has a stated goal of achieving a C/I/P valuation at 20% of the
total valuation in 5 years. This analysis shows that 5 years may be too aggressive
(spike in growth is too abrupt in this period). The analysis also shows it remaining
constant at 20%. The 20% goal was based on the current levels in some nearby
towns. Is it reasonable? Can or will it remain static as shown or should we project it
differently in the future? CHUCK

- The annual growth rate of the residential evaluation is 2.50%, straight-lined over 20

years. Is this reasonable? CHUCK AND ROLAND

In order to estimate the portion of the townwide C/I/P growth needed that Kelley’s
Corner might bear, Table 71 of the Master Plan Update was used. The last colunmn
shows full additional buildout of Kelley’s Corner zoning district (561,902SF) being
approximately 15% of the total additional buildout (3,683,346SF). The Kelley’s
Corner planning area includes the OP-2 district as well. Is there a better way to
determine what percentage Kelley’s Corner should “budget” for? Does this evaluation
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In conversation with Daryl in the assessor's office re: what drives commercial
assessments. He mentioned that commercial buildings are depreciated 2% per year for 15

——vyears. He also noted that new construction would have about a 10% added value in
assessment over an older building. With the magnitude of the additional build out needed
in K.C. corner to meet projected revenue needs, we are probably looking at whole sale
new eonstruction; given-the oepportunity.- I-looked-at 2-quadrants-in K.C. to correlate new
construction revenue streams to FAR projected revenue.

South East Quad
FAR " Revenue New revenue (1)
actual 0.06 $47,560 . $67,943
- 02 $151,951 (2; . $217,072 :
0.4 $290,689 (2) $415,270 This revenue + 10% added value (456,797) is comparable to .6
0.6 $435,267 (2) -
South West Quad
FAR Revenue New revenue (1)
actual 0.21 70618 100882
04 187931 (2) 268473 This revenue + 10% added value (295,320) comparable o FAR
0.6 281897 (2)

note 1 - assume new construction -same usage
note 2 - data taken from buildout revenue estimates for K.C. planning dept dated 4/98
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Appendix D
TAC Memorandum



<

Memorandum

TO: .Richard Croswell :
- Chairman, Kelley’s Comer Working Group

FROM:  Transportation Advisory Committee | A<
C: Acton Board of Selectmen
DATE: May 19, 1999

RE: Review of the Kelley’s Corner Business District Final Circulation Plan

At your request the Transportation Advisory Committee has reviewed the Kelley's Corner
Business District Final Circulation Plan, prepared by Howard/Stein-Hudson Associates, Inc.,
dated February 28, 1997. This plan was prepared to focus on a more detailed analysis of Kelley’s
Cormer and its immediate surroundings, as a result of the designation of Kelley’s Corner as a
concentrated growth center in the Town of Acton 1991 Master Plan, and proposed rezoning of
Kelley’s Corner based on the 7995 Specific Area Plan.

Based on a review of the plan, the Transportation Advisory Committee voted on May 11, 1999
that the Kelley’s Corner Business District Final Circulation Plan adequately addresses the
transportation and circulation requirements necessary to redevelop Kelley’s Corner, noting that
there are implications as described in the plan that should be considered as the plan is
implemented. A summary of the TAC review is as follows.

Background and Objectives

The main goal of the plan is “to provide a circulation plan that will accommodate projected
growth while furthering the urban village character.” This goal appears to be consistent with the
Town’s vision for Kelley’s Corner, which emphasizes pedestrian circulation and amenities while
maintaining reasonable vehicular capacities. The plan also presents 12 objectives that support the
main goal of the plan.

Evaluation of Existing Conditions

A detailed evaluation of existing roadway and traffic conditions, including non-motorized traffic
such as bicycles and pedestrians, was conducted within the Kelley’s Corner area. This effort was
primarily focused around the Route 27/Route 111 intersection, and included some information at
the Route 2/Route 27 interchange. Traffic conditions for weekday commuter peaks and the
Saturday midday peak were evaluated. Origin and destination travel characteristics were
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determined based on a license plate survey and shopper questionnaire. The traffic analysis
confirmed the peak hour Level of Service (LOS) F (congested conditions) that occurs at the

Route 27/Route 111 intersection, and the diversionary traffic patterns that are used to avoid the
congestion.

The plan indicates that existing parking is adequate to serve the existing development within_
Kelley’s Comner. A

2010 No-Build (without KC redevelopment) and Build (with KC redevelopment and no
roadway improvements) Conditions

Background traffic growth was projected based on recent traffic growth trends, and population
and employment forecasts developed by the Metropolitan Area Planning Council. A total traffic
growth factor of 10 percent was used to estimate 2010 peak hour conditions. This factor does not
specifically address sub-regional trends resulting from major employers such as Digital
Equipment Corporation in Maynard, but appears to be a reasonable estimate considering the
overall effect of economic activity on traffic volumes. The no-build analysis (without significant
development at Kelley’s Corner) demonstrates a continued LOS F with an average increase of

vehicle queue lengths of 27% during the weekday peaks and 35% on the Saturday peak at the
intersection of Routes 27 and 111.

For the 2010 build condition, analysis of a Kelley’s Corner buildout to a FAR of 0.4 (existing
zoning) and 0.6 was undertaken. Due to increased needs for roadway improvements, the buildout
was capped at a FAR of 0.6. The total buildout at a FAR of 0.6 includes 146,000 sf retail,
657,000 sf office, and 30 residential units for analysis purposes. This represents one possible
traffic generation scenario. The analysis of build conditions (FAR 0.4 or 0.6) shows that the
existing intersection configuration of Route 27 and Route 111 would continue to operate at LOS
F with substantially greater queues than the no-build condition.

Circulation Plan and Phasing (with KC redevelopment and roadway improvements)

The circulation plan was developed based on the motorized and non-motorized transportation
needs in Kelley’s Corner. Widening Routes 27 and 111 to four-lanes was considered to be the
maximum acceptable expansion of the intersection. Although the specific intersection measures
of effectiveness (level of service, intersection capacity used, and queuing) are not clearly
presented for all options in the report, a review of the analysis contained in the associated
appendices indicates that widening of the intersection of Routes 27 and 111 to four lanes will
accommodate traffic associated with an FAR of approximately 0.5 to 0.6, depending on whether
left-turns are restricted at the intersection. It would be helpful if the consultant could provide a
tabulation of the measures of effectiveness for each of the options discussed in the report.

Figure 18 in the plan provides a conceptual design of the Route 27/111 intersection, which

includes roadway lane widths between 11 and 13-feet, and seemingly large, or gradual, corner
radii that tend to lengthen the pedestrian crossings. Based on our review of this concept, we
would recommend that lane widths be minimized to approximately 11-foot maximum to achieve
some traffic calming, and that the corner radii be reduced to shorten pedestrian crossings where
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possible. Figures 20 and 21 show conceptual designs at the private road intersections with Route
27 and Route 111. It seems reasonable that improvements at these intersections will be required
to match with Route 27/111 intersection improvements.

Figure 22 provides a conceptual plan of the urban village. It is our understanding that this
concept is not mandated by the plan but serves as a guidance to future development. It appears
that the overall plan meets the project objectives by providing buildings on the street with off-
street parking in back. Proposed village streets will help to distribute traffic to the various
destinations in and around Kelley’s Corner. Some concerns have been raised about the
intersection of the village street and Beverly Road and the possibility for increased traffic in the
Beverly Road neighborhood. As development proceeds in Kelley’s Comer, and elements of the
circulation plan are implemented, detailed design alternatives should be developed for this
intersection to prevent increased traffic in the neighborhood.

Based on available land within the KC district, the plan estimates that at-grade parking will be
possible to support a FAR of 0.5 to 0.6. This does not include structured parking.

There is some discussion of phasing of KC circulation plan improvements, however, it is
recognized that phasing will largely be driven by the sequence of development, available
funding, and the packaging of individual transportation improvements. We would recommend

that as improvements to the district are implemented, transportation elements be evaluated with
specific development proposals.



Appendix E

Revised Table of Uses and Staff Comments



3.

TABLE OF PRINCIPAL USES
PRINCIPAL USES listed in this Table are subject to provisions in corresponding Section 3.
PRINCIPAL USES BUSINESS INDUSTRIAL SPECIAL
DISTRICTS DISTRICTS DISTRICTS
. - ’ SITE
GB LB KC Li Gi Li-1 iP SM ARC PLAN
3.2 GENERAL USES
3.2.1 [Agriculture Y Y Y | Chave o NO
3.2.2 [Conservation Y Y Y | o, U -
3,2,3 |Earth Removal SPA | SPA N K
3.2.4 [Recreation Y Y Y C'/la,.r-:d,a_; [y l g
3.3 RESIDENTIAL USES
3.3.1 [Single Family Dwelling [ Y Y Y K
B.3.2 [Single Family Dwelling | Y(2) | Y@ | Y@ g [
ith One Apartment
3.3.3 Dwelling Conversions | SPA | SPA | spPa ol
3.3.4 Multifamily Dwelling N N N - LAM?,, 4{ ofS ~ sfP
3.4 GOVERNMERTAL INSTITUTIONAL & PUBLIC SERV ] _—
3.4.1 Municipal Y Y Y Ay & o Ao
3.4.2 [Educational Y Y Y [/{a.mf & o~ A ]
3.4.3 Religious Y Y Y &<
3.4.4 Nursing Home SPS | SPS | spPs CAay Z
3.4.5 Public or Private Utility [ Y Y Y (//{ A Mg
Facilities i —
3.4.6 [Child Care Facility Y Y Y C"K 4
3.4.7 [Other Public USE SPS(4) | SPS(4) [ SPS(4) (‘_,Q,\L a b‘
3.4.8 [Full Service Retirement| SPS SPS SPS g b n
ICommunity L’NBQ/ -
3.4.9 Assisted Living SPS SPS SPS (‘)\\ \Q |
Residence (8) c./masu \XQ/
3.4.10 Wireless SPP SPP N ~W\
Communication
Facility(10)
3.5 BUSINESS USES
3.5.1 [Retaii Store Y Y Y ({\L - && kG Cr &\’ M‘&Q«,@
3.5.2 Business or Y Y Y
Professional Office A
3.5.3 [Financial Y Y Y v -
3.54 [Restaurant SPS(7)| SPS(7) | SPS(1) @v\w}gﬂ e M > e i
3.5.5 [Hotel, Inn or Motel SPS | 8PS 1 SPS 1 Qoo SN S VIRV
3.5.6 Combined Business & SPS SPS SPS v .
Dwelling No gv ﬁ‘/mk \\wd.qﬂm\ ‘»)mu\{v \:q \" QDQ
3.5.7 [Lodge or Club v Y | sPs | (W “ Mradd S Wl 50 UE: <
3.5.8 Funeral Home Y Y Y S



To:

From:

%

ACTON PLANNING DEPARTHENT

lnter_departmental

noss Mo

Kelley’s Corner Working Group

Date: 4/9/99

Donna Jacobs, Assistant Planner [Q?{W

Subject: Land Uses and Business Sizes

Land Uses :
As requested, | have reviewed the changes to the Table of Principal Uses proposed at the March
11, 1999 Working Group meeting and have the following comments and suggestions.

3.2.1 Agriculture Even if the Town changes from Y or N, it is important to know
that this use is allowed by state law in all zoning districts on
parcels of 5 or more acres.

3.24 Recreation It is important to note that this is only non-commercial
recreation (no fees charged). The Town may not want to
preclude the use of a parcel for park purposes.

3.34 Multifamily Dwelling The R-AA District was created in the Kelley’s Corner Area to
limit the amount of residential use within the business district.
Multifamily dwellings are allowed in the R-AA district.

345 Public or Private Utility | These uses are exempt from zoning by state law (allowed in

Facilities all non-residential districts) _

3.5.4 | Restaurants A change to Y would eliminate the Town’s option to say no
(consider the “Hooters-type restaurants). No special permit
is required for a restaurant with 10 or less seats.

3.5.17 | Motor VehicleService & | A change to N wouldn't eliminate the existing uses, merely

& 18 repair make them non-conforming. Expansion would be allowed.

3.6.5 |Heating Fuel Sales & | A change to N wouldn't eliminate the existing use, merely

Service make it non-conforming. Expansion would be allowed.

3.6.6 Light Manufacturing You may want to wait until the land uses are broadened as
this is now a “catch-all” use which includes R&D (office with
some assembly), printing, etc. that may want to locate in the
KC District until they outgrow the 10,000 sq. ft. size limit. It
could be an ideal place for incubater businesses that have
outgrown their space in Acton residences.

Generally speaking, there are no special criteria/ regulations for special permits. Exceptions have
occurred recently, such as Wireless Communications Facilities, Full Service Retirement, and
Assisted Living. The Working Group may want to consider recommending development of
additional specialized regulations for certain uses.

Existing Limitations on Building Size

The only limitation on building size is the floor area ratio. However, there are some limitations on
the size of a business establishment such as light industrial. The loophole, if you will, is that you
can have as many 10,000 sq. ft. businesses in one building as the floor area ratio will permit.

dmj:\word files\k ¢ working group\4-9-89, land uses and building sizes




Overview of Kelley’s
Corner Working Group
Report

Presentation to the Planning Board
November 20, 2000




History/Process

Master Plan

Kelley’s Corner Committee

Kelley’s Corner Plan

1996 Zoning Articles

Circulation Plan
1998 Draft Articles
Formation of Working Group

Report



»

Tasks/Accomplishments

* Reaffirmed goals of Kelley’s
Corner Plan

* Focus of Working Group on:
1 Economic Development
2 Traffic and Circulation
3 Financial Impacts

* Met throughout 1998-1999



Tasks/Accomplishments

Developer Surveys

Fatal Flaw Criteria

Examined FAR Levels
Elsewhere

Financial Analyses and Model
Building

Traffic Impacts - TAC

Review of Permitted Uses



Conclusions &
Recommendations

Planning be consistent with Kelley’s
Corner plan

Importance of sewers

Significance of financial impacts
Traffic-development tradeoffs
Pedestrian-friendly

- Remove Beverly Road tie-in

Quadrant by quadrant approach

e
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Conclusions &
Recommendations

Consider mixed use development
and TDRs |

Reevaluate uses -/

Utilities buried, screening of noise,
visual effects

Lighting restrictions
Change sign by-law
Limit hours of operation

Tax incentives do NOT work



Unresolved Issues

* The Working Group was unable to
reach agreement on certain issues:

— Set of incentives necessary to
attract development, e.g., FAR
levels or other incentives

— Role of EDC and “Marketing Plan”



